Succeeding Lease
LEASE NO. LMO11022 GSA FORM L202 (D8/11)

This Lease is made and entered into between
Donald Danforth Plant Science Center

(the Lessor"), whose principal place of business Ié 8975 N. Warson Road, St. Louls, MO 63132-2018 and whose interest in the Properly
described hereln is thal of Fee Owner, and

The Unlled States of America

{"the Government”), acting by and through the designaled represenlative of the General Services Administration ("GSA"), upon the terms and
conditions set forth herein.

Witnesseth: The parties herelo, for the conslderation hereinafter mentioned, covenant and agree as follows:

The Lessor hersby leages to lhe Government the Premises described hereln, being all or & portion of the Property located at
Danforth Science Center, 975 N. Warson Street, St. Louis, MO 63132-2018

and more fully described In Saction 1 and Exhibit _A_, logether wilh rights to the use of parking and other areas as set forth herein.

To Have and To Hold Ihe said Premises with their appurtenances for the term beginning upon acceplance of the Premises as required by lhis
Lease and coniinuing for a partod of

10 Years, 5 Years Firm,

subject to tarmination and renewal rights as may be herainafter set forth, to be used for such purposes as determined by the General Services
Administration.

In Witness Whereof, the parties Lo this Lease avidence their agreement lo all tarms and conditions sel forth herein by thelr signalures below, to
be effective as of the data of delivery of the fully executed Lease to the Lessor.

Harold W. Davies ‘ Patrick Welsh

V.P. of Finance / Lease Conltracling Officer

Date: / P -1 Date: ,éf )'?’r /e
VT

Diane Moleski

Asslstant Secretary

Dals: b!l;l!ll
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SECTION1 THE PREMISES, RENT, AND OTHER TERMS

1.01 THE PREMISES—SUCCEEDING (APR 2011)

Unless otharwise nolad, the Government accepts the leesed premises and tenant improvements in their current existing conditlon on Octaber
1, 2011, with the following exceplions further outllned more thoroughly in this solicitation. These axceplions include, but are not limited to,
security improvements, National Fire Protection Association (NFPA) requirements, ABAAS compliance, as well as compliance with &ll local
codaes and ordinances. The Lessor shall be responsible for continuing cbligatlons for cleaning, janitorial, maintenance, repair, etc. as set in tha
below SFO paragraphs and atlachad General Glauses.

The Premises are describad as follows:

Laboralory and Related Space: 5,400 rentable squars feal (RSF), yielding 4,058 ANSIBOMA Office Area {ABOA) square feel (sq. fL.) of
office and related space {based upon a Common Area Factor of 1.330704781, located In the following Rooms of the Danforth Sclence
Cenlar: 1010-Main Lab, 1020-Office, 1021-Office, 1022-Office, 1023-Ofice, 1024-Veslibule, 1024B-Closet, 1025-Flex Lab, 1026-Flax
Lab, as deplcled on the floor plan(s) ettached hereto as Exhibit _A_.

1.02 EXPRESS APPURTENANT RIGHTS (APR 2011)

The Governmenl shall have the non-axclugive righl to the use of Appurtenant Areas, and shall have the right to post Government Rules and
Regulations within such areas. The Government will coordinate with the Lessor to ensure signage is consistent with the Lessor's standards.
Appurienant to lhe Pramises and included with lhe Leasa are righls to use tha following:

A, Parking: Five (5) parking spaces of which five {5) shall be surface parking spaces, In addilion, the Lessor shall provide such
additional parking spaces as requirad by the applicahle cade of the local government entity having jurisdiction over the Proparty.

B. Amtennae, Safellite Dishes and Relaled Transmission Devices: Space located on the roof of the Bulding sufficlent in size for the

Installation and placement of the lalecommunicetions aquipment as such may be described herain, together with the right to access tha roof
and use of, all bullding areas (s.9., chasas, plenums) necessary for the use, operetion and maintenance of such equipment at all iimes during
the term of this Loase.

1.03 RENT AND OTHER CONSIDERATION—SUCCEEDING (APR 2011)

A. The Government shall pay the Lessor annual rent payable monthly in arrears af the [ollowing rates:
Ocrtoaer1, 2011~ QcTOBER 1, 2016 -
SEPTEMBER 30, 2016 SEPTEMBER 30, 2021
AnNuUAL RATE ANNUAL RATE /
ANNUAL RENT {RSF ANNUAL RENT RSF
Shell Rental Rate $125,010.00 $23.15 $144,936.00 $26.84
Tenant Improvements Rental Rate $0.00 $0.00 $0.00 $0.00
Operating Costs $137,214.00 $25.41 $137,214.00 $25.41
Building Specific Security Cosls $0.00 $0.00 $0.00 $0.00
FuLL SERVICE RATE $262,224.00 $48.56 $282,150.00 $52.25
B. If the Govemmant occupies the Pramises for less than a full calandar month, then rent shall be prorated based on the aclual number
of days of occupancy for that month.
C. Rent shall be pald to the Lessor by electronic funds Iransfer in accordance with the provisions of the Ganeral Glauses. Rent shall be
payable lo the Payee dasignatad in the Lassor's Cenlral Contractor Registrallon,
D. The Lessor shall provide to tha Government, in exchange for the paymant of rental and ather specified consideration, the following:
1. The leasehold interesl in the Proparly described in Paragraph 1.01, “The Premises,” created herein,
2. All costs, expenses and lees to perform the work required for acceptance of the Premises In accardance with this Leass,

including &!l costs for labor, materials, and equipment, professional fees, contraclor faeg, altomey fees, permit fees, inspectlon fees,
and similar such fees, and all related axpenses.

3. Performance or satisfaction of all other obligations sel forth m this Lease.
4, Al services, ulllities, and malntenance required for the proper cperation of the Property, the Building, and the Pramises in

accordance with the terms of the Leass, including, but nat limited to, all inspections, modifications, repalrs, replacements,
and improvemants required to be made thereto 10 meet the requirements of this Lease.

Lessor: W GOVERNMENT: 2’_’-_’
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1.04 BROKER COMMIESION AND COMMISSION CREDIT (APR 2011)

Jones Lang LaSalle ("Broker’) i horized real astate broker representing GSA in connection with this lease transaction. The tolal
amounl of the Commission is and Is eamed upon lease execulion, payable accarding 1o the Commission m‘sigmd
betwean the two parlies, Only f the Commission, wilf be payable fo Jones Lang LaSalle with the remaining hich is

the *Commisslon Credit”, to be credited to the shell rental portion of the annual rental paymenis due end owing to fully recapture this
Commission Credit. The reduction in shel rent shall commence with the first month of the rental payments and continue until the credit has
been fully recaplured in equal monlhly instaliments over the shorlest pericd praclicable.

Notwithstanding the “Rent and Other Considerations” paragraph of Ihis Laase, the she!l rental paymanls due and owing under this lease shall
he reduced fo fully recapture this Cornmission Credit. The reduclion in shell rent shall commence with the first month of the rantal payments
and continue as indicated in this schedule for edjusted Monthly Rent:

1.05 TERMINATION RIGHT {(APR 2011)

The Government may terminate this Lease, In whols or in parl, at any time after September 30, 2016 by providing not less than one hundred

twenly {120) days’ prior written notice to the Lessor. The effective dale of the termalion shall be the day foliowing the expirelion of the
required notice period or the termination date set forth in {he notlce, whichever is later. No rental shall accrue after the effeclive dale of

termnation.
1.06 DOCUMENTS INCORPORATED BY REFERENCE

The following documents are incorporated by referance, as though fully set forth herein:

No. oF
DOCUMENT NAME PAGES EXHIBITY
Floor Plan{s) 2 A
G8A Form 3517B General Clauses 33 B
GSA Form 3518, Representalions and Certlfications 7 C
Small Buslnass Subcontracting Plan 8 D

1.07 PERCENTAGE OF OCCUPANCY FOR TAX ADJUSTMENT, ESTABLISHMENT OF TAX BASE {(APR 2011}

As of the Lease Award Dale, the Governmen!'s Percenlage of Occupancy, as defined in the Real Estate Tax Adjusiment clause of this lease is
~3.69_ percent. The percentage of cccupancy is derived by dividing the tolal Government space of _5,400_rentable square feet by the tolal
building space of _146,409_ rentabls square foet,

1.00 OPERATING COST BASE {APR 2011)

The parlies agree hat for the purpose of applying the clause litled "Operating Gosts Adjustment” that the Lessor's base rate for operaling
costs shall be $_25.41_ per rentable sq. Al.

1.09 RATE FOR ADJUSTMENT FOR VACANT LEASED PREMISES {APR 2011)
In accordance with the section entilled “Adjustment for Vacant Premises® if the Government fails to occupy or vacates the entire or any portion
of the Leased Premises prior to expiralion of the lerm of the Lease, the operating costs paid by the Government as part of the renl shell
be reduced by $_0.00_ per ABOA sq. fl. of space vacated by the GovernmenlL
110 OVERTIME HVAC RATES (APR 2011)
The following rales shall apply in the application of the clause litled "Overtime HVAC Usaga:™

$_0.00_ per hour per zone

No.of zones: _0_

$_0.00_ per hour for the enlire space.
1.11 24-HOUR HVAC REQUIREMENT {APR 2011)
The Overtime Usage rate specified above shall not apply lo any portion of the Premises thal is regquired to have haating and cocling 24 hours per
day. If 24-hour HYAC is required by the Govemment for any dasignated rooms or areas of the Premises, such services shall be provided by the
Lessor ait a rate of $_0.00_ per ABOA sq. f. of the area receiving lhe additional overlime HYAC.
112 ADDITIONAL BUILDING IMPROVEMENTS (APR 2011}

In addllion to constnuction of the Tenant Improvemenis as required in this Lease, the Lessor shall ba required to complete tha following additionel
building Improvements (e.g., Fire/Life Safety, Seismic, and Energy Efficiency) prior o acceplancs of the Space:
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